
 

   

AMERICAN FORK CITY  

NOTICE OF PUBLIC HEARING  

& 

PLANNING COMMISSION REGULAR SESSION  

March 22nd, 2023 

7:00 p.m.   

 

Notice is hereby given that the American Fork City Planning Commission will 

meet in regular session on March 22nd, 2023 at the American Fork City Hall, 31 

North Church Street, commencing at 7:00 p.m.  The agenda shall be as follows:  

 

REGULAR SESSION  

Pledge of Allegiance  

Roll call  

 

COMMON CONSENT AGENDA  

(Common Consent is that class of Commission action that requires no further 

discussion or which is routine in nature. All items on the Common Consent 

Agenda are adopted by a single motion unless removed from the Common Consent 

Agenda). 

1. Approval of the March 8th, 2023, Planning Commission minutes.  

 

 

 

 



PUBLIC HEARINGS  

 

1. Public hearing and recommendation on a proposed Land Use Map 

Amendment at approximately 96 North 350 West, on approximately 0.77 

acres; changing the Land Use Map from Residential High Density to the 

General Commercial Land Use designation. 

 

2. Public hearing and recommendation on a proposed Land Use Map 

Amendment for approximately 0.60 acres of land located at approximately 

401 West Main Street, from Design Commercial to the General Commercial 

Land Use designation. 

 

3. Public hearing and recommendation on a proposed Zone Change for 

approximately 0.60 acres of land located at approximately 401 West Main 

Street, from the R2-7500 Residential Zone to the Central Commercial (CC-

2) Zone. 

 

ACTION ITEMS  

1. Review and action on a Site Plan application for the Perfect Dress Project, 

located at 424 West Main Street, in the Central Commercial (CC-2) Zone. 

 

2. Review and action on an application for an accessory structure in excess of 

1,000 square feet, located in the area of 33 East 100 North in the Residential 

(R4-7500) Zone.  

 

3. Review and action on a Site Plan application for the Children’s Justice 

Center Project, located at 96 S 100 E, in the Central Commercial (CC-1) 

Zone. 

 

OTHER BUSINESS  

1. Upcoming Projects  

  



ADJOURNMENT  

  

Dated this 9th day of March, 2023 

Patrick O'Brien 

Development Services Director  

  

*The order of agenda items may change at the discretion of the Planning Commission Chairman 
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AMERICAN FORK CITY 

PLANNING COMMISSION REGULAR SESSION 

March 8, 2023 

The American Fork City Planning Commission met in a regular session on March 

8, 2023 at the American Fork City Hall, 31 North Church Street, commencing at 

7:00 p.m.   

Commissioners Present:  Christine Anderson, Chris Christiansen, David Bird, 

Rodney Martin,  

Absent: Jenny Peay, Harold Dudley, Bruce Frandsen 

 

Staff Present: 

Travis Van Ekelenburg    Senior Planner 

Cody Opperman  Planner 1 

Levi Burr   Engineer 

Melissa White  Admin Assistant 

Angela McKee           Admin Assistant 

 

Others Present: David Thorne 

 

REGULAR SESSION 

Christine Anderson led the “Pledge of Allegiance” 

Roll Call 

 

COMMON CONSENT AGENDA  
 

1. Minutes of the February 22, 2023 Planning Commission Regular 

Session. 
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Chris Christiansen motioned to approve the minutes. David Bird seconded the 

motion. 

Christine Anderson  AYE 

Chris Christiansen  AYE 

Rodney Martin  AYE 

David Bird   AYE 

 

PUBLIC HEARINGS 

 

1. Public hearing and recommendation on a proposed amendment to 

American Fork City’s Bike and Pedestrian Plan to update the plan for 

future pedestrian infrastructure throughout the City. 

Cody Opperman reviewed the background information for public hearing item 
number 1: As the Design Industrial Land Use continues to expand in the south of 
the City more adjustments needed to be made towards pedestrian infrastructure. 
Eliminating and redirecting routes was necessary as there were inconsistencies 
with the General Plan and developments throughout the City. The proposed 
amendment to the masterplan will terminate part of the linear park trail and redirect 
it to other areas of the community. In addition, some other amendments are being 
proposed to address issues with previously planned trails and what was or was not 
implemented. The red areas indicate the abandonment of the pedestrian 
infrastructure, and the purple areas indicate the reroutes.  

The Parks and Trails Committee has been presented with the concept and is 
supportive of the changes. 

David Bird: Are the alternate routes following existing roads or are they separate 

paths not attached to the roads? 

Cody Opperman: These will follow existing roads or roads we are proposing for 

the future. We are trying to ensure they follow the Master Transportation Plan as 

well.  

David Bird: We are looking at the biking lane connected to the road? 

Cody Opperman: Yes, as well as side paths and shared use paths and things like 

that. The difference between a side path is that it is for walking, and a shared use 

path also includes bike use and pedestrian walkways. 
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Mr. Martin thanked the Planning and Zoning department for their work.  

Public Hearing Opened 
 
No public comment 
 
Public Hearing Closed 

 

Rodney Martin motioned to recommend approval of the amendment to the 
American Fork General Plan, and to amend the American Fork City Bike and 
Pedestrian Plan. 

 

Chris Christiansen seconded the motion. Voting was as follows: 
 

Christine Anderson  AYE 

Chris Christiansen  AYE 

Rodney Martin  AYE 

David Bird   AYE 

 
The motion passed 

 

2. Public hearing and recommendation on a proposed Land Use Map 
Amendment at approximately 9 W 1100 S, on approximately 4.35 acres; 
changing the Land Use Map from Residential Low Density to the 
Design Industrial Land Use designation. 

 

Cody Opperman reviewed the background information for public hearing item 

number 2: The applicant is applying for a land use map amendment for the property 

located at approximately 9 W 1100 S from the Residential Low-Density designation 

to the Design Industrial designation. There is one parcel with this request that 

consists of 4.35 acres in total. 
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The proposed Design Industrial Land Use designation is being requested prior to an 

annexation for this property. It is currently unincorporated property. Staff 

recommends approval of this Land Use Map Amendment to continue to enhance 

planned industrial developments east of Boat Harbor Road.  

Justification Statement from the applicant: “With the recent expansion in 

ecommerce, the need for industrial office warehouse has increased dramatically. 

Utah County has continued to attract many large companies seeking office 

warehouse to expand their business.  

American Fork City has identified this area of the city as the correct location for 

expanded industrial development. With the recent construction of the Deer Park 

project adjacent to the parcel in question, we feel it makes sense to change the land 

use designation of this parcel from Residential Low Density to Design Industrial. 

Many of our prospective tenants have requested additional space for their business 

operations and our request is a result of their desire to expand.” 

David Bird: This area is east of Boat Harbor Road and Industrial will be on the west 

side of the [Deer Park Industrial] property?  

Cody Opperman: That is correct.   

Rodney Martin: It fits within the use.  

Public Hearing Opened 
 
No public comment 
 
Public Hearing Closed 

 

David Bird motioned to recommend approval of the Land Use Map 
Amendment to Design Industrial, for the property located in the area of 9 W 
1100 S, subject to any findings, conditions, and modifications found in the Staff 
Report. 

Rodney Martin seconded the motion. Voting was as follows: 
 

Christine Anderson  AYE 

Chris Christiansen  AYE 

Rodney Martin  AYE 
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David Bird   AYE 

 
The motion passed 

 

 

ACTION ITEMS 

 
1. Review and action on an ordinance creating section 17.5.136 of the 

American Fork City Municipal Code relating to rock crushing and 
providing an effective date for the ordinance. 
 

Chairwoman Anderson noted that action item number 1 was pulled from the 
agenda.  

 

2. Review and action on a Site Plan application for the Children’s Justice 

Center Project, located at 96 S 100 E, in the Central Commercial (CC-1) 

Zone. 

Travis Van Ekelenburg reviewed the background information for action item 

number 2: The applicant is applying for Site Plan Approval for the Children’s 

Justice Center, for the development of a justice center for children facing abuse, 

located at 96 South 100 East. The proposal consists of 1 parcel for a governmental 

structure and the entire development parcel consists of approximately 0.2 acres. 

The current site has been approved by City Council to have 6 parking stalls, but no 

Site Plan has been approved just yet. The Children’s Justice Center Project has 

been brought back to Planning Commission because the previous Site Plan that 

was approved had seven parking stalls, now they are providing 6. Due to this Site 

Plan adjustment, it has been brought back to Planning Commission and will need a 

recommendation to their parking stalls for their final step of the Site Plan. 

Rodney Martin: I would like to know what the use of the site is now such as the 

number of employees, who's going to be using this, etc. We already have problems 

in the city of someone coming in and using street parking because their employees 

don't have anywhere to park, nor do their customers. As much as we support the 

mission of the Children’s Justice Center. 
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Heather Allen: I'm the Associate Director of the Children's Justice Center. Yes, the 

location will still be used for the Children's Justice Center. It is a facility where 

clients will come in and be there for approximately two hours. There's a common 

misconception that we house people and that's not the case. We have regular 

business hours from eight to five, typically, unless any of our interviews run a little 

bit longer and it is Monday through Friday. Very rarely we will be there on 

weekends, but that is if we have an urgent need for a child. We have six employees 

total, but half of them are part-time. It's typically three or four employees a day. At 

the moment we're just seeing one family at a time, because we don't want to 

overlap for confidentiality. 

Rodney Martin: With the number of people you have employed there while seeing 

one client - which would possibly include both parents, a caseworker, and a parent 

or foster parent - you're maxed out on your parking. You can't accept any more 

with six stalls. I came in late on this, but how did we get to six stalls being 

sufficient? 

David Thorne: I'm the general contractor on site. Part of the due diligence that we 

did on this was having a parking study done. They studied the Children's Justice 

Center at their current location [in Provo, UT], on their busiest day of the week, 

and they studied the comings and goings of employees and clients. They came in 

with a recommendation of four parking stalls for the Children's Justice Center. 

That's how we got a reduction down to six stalls. It was seven originally, but six 

through the City Council. 14 stalls is physically impossible to get on the site 

without ripping down the original 1871 home. That is a challenge that we're trying 

to work through. We got down to seven, but we didn't realize exactly what the 

challenges were. There were some comments at the last Planning Commission 

meeting that stated that we were supposed to make some revisions. We weren't 

sure what they were when the Planning Commission voted. The day after, we 

found out that they wanted us to re-do the whole site plan that was approved by the 

last Planning Commission to accommodate the seven stalls because of some safety 

concerns with the angled stalls on 100 East. If we had known those issues, we 

would have probably requested six at the original Planning Commission meeting 

so that we didn't have to put stalls on site. That's why we requested six at City 

Council. We're still over by two stalls of the recommended through the parking 

study. We will not have angled parking on 100 East, but we will have one single 

stall that is parallel, four parallel stalls on 400 South, and one handicap stall on 

site. There is angled parking in front of the library that we need to turn to parallel. 
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We’re so close to the corner that there were safety concerns and we wanted to 

accommodate the safety concerns.  

David Bird: What are the prospects of needing to expand your facility? Currently 

you say that you are dealing with one family at a time. In the future would you 

expand to have two or three or more? If that is a possibility, it would put more 

pressure on the parking situation. 

Heather Allen: That is not something we've been able to evaluate yet because we're 

still trying to figure out this parking situation and what the new building will be 

capable of handling. My dream scenario would be to buy the property behind us 

and we can keep growing. Right now with the current house we do not know. We 

have been in conversations with the Church of Jesus Christ of Latter Day Saints to 

use some of the parking that's behind the church as there is an entrance that is 

diagonal from where the building is located. It is a short distance and my staff and 

I would be fine walking that short distance. It has not been solidified with the 

church, but it looks like we are going to have an ongoing agreement with them that 

we would renew periodically.  

Rodney Martin: Can any of the Commissioners shed light on the situation or what 

has happened previously. I still feel uncomfortable with the parking situation, am I 

out of line in feeling that way? 

Travis Van Ekelenburg: They originally submitted several site plans. We looked at 

the feasible options on the property, and the Planning Commission wanted to 

approve the site plan that was originally here [with 14 stalls]. City Council reduced 

it to six stalls so it's coming back to you with a revised site plan. Since it's in the 

CC-1 zone, the Planning Commission is the approval body for the site plan, and 

then you give a recommendation of approval for the support of the City Council's 

decision on the number of parking stalls. 

Rodney Martin: This doesn't conflict with any zoning or any other requirements in 

the city just because they are the Children's Justice Center? 

Chris Christiansen: Part of this was the historical nature of the building. I know the 

covered porch was brought up which potentially creates more stalls there, but 

again, preserving the [historical nature of the building was considered important]. I 

think there were grading issues that were talked about as well. We were okay with 

seven stalls at that point. 
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David Thorne: The only difference of the site plan that was approved by the last 

Planning Commission and the site plan that is before you today is a reduction of 

one stall. It went from two angled stalls that were approved to just one parallel 

stall. That's the only difference, and it was to account for safety in the site 

triangles.  

Chris Christiansen motioned to approve the site plan and recommend the 
reduction of parking stalls to six stalls, for the redevelopment of a property 
for use as the Children’s Justice Center, located at 96 South 100 East, in the 
CC-1 zone, subject to any conditions found in the Staff Report and 
recommended by the Fire Marshall. 

 
David Bird seconded the motion. Voting was as follows: 
 

Christine Anderson  AYE 

Chris Christiansen  AYE 

Rodney Martin  NAY 

David Bird   AYE 

 
The motion did not pass 

 

Rodney Martin: I may be in the minority, but I see problems. Our city is growing. 

The need for these kinds of services is growing. It may be the case that this 

historical building that we all love is not the place for the Children's Justice Center 

and they need to find somewhere else that more suitable for the services they 

provide and are going to provide in the future. 

 

David Bird: I think that building is one that should be preserved. I think using it for 

the Children's Justice Center gives the new occupants the opportunity to revive, 

revitalize, and improve, and to bring the standards up to code. Currently, they have 

one family at a time and minimal employees there. I don't see it as a problem. Five 

years down the road there may be two families or three families, but we've never 

approved anything based on what might happen five years down the road. I see it 

as a good use of this building. [The building] could otherwise potentially fall into 

disrepair. I hate to see a solid, legitimate use locked on account of a couple of 

parking spaces that can be accommodated with the tabernacle. That's why I think it 

would be a good addition. 
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Rodney Martin: With all due respect, we do vote on things based on what the 

future is likely to bring. We base our road width based on what we expect the 

build-out to be, and things like that. We plan for the future. I for one don't want to 

be the Commission that approves something that is going to be a major headache 

and cause people to complain and say, "How could they possibly approve this? 

This is so short-sighted.” I'm not comfortable with it. 

 

Heather Allen: As far as being able to move, if I could have, I would have. I 

bought this home in November of 2020 and we have had a lot of roller coaster ups 

and downs trying to make this house happen. The first time I walked through it I 

felt in my heart that it was the place that the CJC was supposed to be. We try to 

have a home-like environment so that the children feel comfortable and safe. When 

I walked through it, it felt like it was supposed to be the CJC. Well, we had issue 

after issue, especially before we started working with David. The home was 

purchased with funds that were from a CDBG (Community Development Block 

Grant). Because the previous contractor had started doing things to the home, we 

would have to repay that money to CDBG. There's no way that we could recoup 

that money at this point. 

 

Chairwoman Anderson: Given the size of the house, would it be possible to serve 

two different families at the same time? 

 

Heather Allen: Yes and no. Because of the office space there's not really a way for 

us to expand our employees; it already has the max number of offices that we can 

possibly have, so having more employees is not feasible. As it stands right now 

there's not really the space to have two families there at the same time while 

protecting confidentiality. We are not at the stage of the building plans yet, so it's 

hard to say for sure without knowing what is possible to do with the house and 

how many people it is capable of holding. Yes, if in the future we could serve more 

than one family [it would be ideal], because that's what the Provo center is 

currently doing. But they have a much larger building and have three times the 

employees, so it is hard to predict. 

 

David Bird: Mr. Martin, is your main concern the parking situation? 

 

Rodney Martin: Yes, and using on-street parking. I know we have approved on-

street parking to count towards the total number of stalls in this area here, and 

around City Hall for the Harrington. However, I have a hard time feeling 
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comfortable with this because the downtown area is going to change and grow as 

we move towards high-density. I don't believe in flooding our streets during office 

hours. Yes, 14 stalls seem like too many based on the Children’s Justice Center’s 

use, but 14 stalls to 6 stalls is a huge reduction.  

 

Chairwoman Anderson: I think is worth considering that if one of the cars parked 

at this facility is not handicapped then there are only five spots. I wonder if we 

could get formal acceptance from the location across the street to allow [for 

additional parking], and if that will make a difference. 

 

Travis Van Ekelenburg: We don't have anything like that for parking agreements 

that aren't contiguous to the property itself, which means there is nothing the city 

can do in that regard. 

 

David Bird: I can see your concern, Mr. Martin. I have to vacillate between [the 

parking concern] and the use of the building. I think it is a just and good use for the 

building. The area around it is pretty much filled in, and I would not anticipate a 

lot of growth in the immediate area around it. It is an older section of town and 

pretty well-established, and there is not a lot of vacant area to build high-density 

housing. 

  

Rodney Martin:  To the north is the parking lot for the American Fork library. To 

the west of the library is Humphries [Welding Supply] which takes up most of the 

block for their warehousing, etc. When Humphries leaves, the entire middle of that 

block is going to be set up for future development. There are numerous older 

homes that are going to be torn down eventually and replaced with other buildings, 

etc. As much as I love the mission of the Children's Justice Center, I don't know 

that that is a good enough reason to brush aside the fact that there is not enough 

parking. Yes, they can use the angled parking in front of the library or the library 

parking lot. However, who they are should not exempt them from reasonable 

requirements. 

 

Chris Christiansen: I don't necessarily think it's because of who they are. It's 

evaluated on the current use of the property, the requirements, and the traffic that's 

going through. They will have to work within the zoning of whatever that future 

use is. But for me, it's not about who they are as much as the demand for that area 

that is going to make an impact now. If you were to turn this into a convenience 

store, then there would be a lot more traffic. However, I don't think that is going to 
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be the future use that we would see there. I think it's great to have differing views 

on this. However, because we're limited to four Commissioners here tonight, I'd 

like to make a recommendation that respects both parties. 

 

Chairwoman Anderson: I do not want anyone to feel as though they must come to 

a unanimous decision if they do not agree with the decision.   

 

Rodney Martin: I'm not trying to be an obstructionist. I understand that the 

Planning Department has signed off on this, and the previous Planning 

Commission meeting signed off on this with one more parking space. In my 

opinion, putting the burden on street parking is tough. 

 

Travis Van Ekelenburg: As a reminder, the City Council did approve six stalls.  

 

Chris Christiansen: This item was at this Commission approximately two months 

ago and it was this Commission that approved [seven stalls].  

 

David Thorne: Hales Engineering did a full report, and it should be included in 

what was submitted in the parking study. You're welcome to read their 

recommendation. As I understand it, the use is for government use. If anything was 

to ever change out of government use, then the parking requirements don't stay at 

six [stalls]. If they were to sell the building in the future and it goes to somebody 

else, it goes back to the 14 stall requirement. 

 

Travis Van Ekelenburg: Any new use to come into the building would have to 

adhere to whatever those parking requirements would be. 

 

David Bird: Any variances allowed now would be rescinded if the building sold? 

 

Travis Van Ekelenburg: Correct. Just like any other building that’s vacated, if 

another use comes in it has to adhere to that use and meet current requirements.  

 

Rodney Martin: I wish we had more Commissioners tonight to make this decision. 

 

David Bird: Perhaps we should table it until we have more Commissioners to vote. 

 

Chris Christiansen motioned to table action on the site plan and parking 

reduction request for the redevelopment of a property for use as the 
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Children’s Justice Center, located at 96 South 100 East, in the CC-1 zone until 

the Planning Commission has a fuller quorum.  

 

Rodney Martin seconded the motion. Voting was as follows: 
 

Christine Anderson  AYE 

Chris Christiansen  AYE 

Rodney Martin  AYE 

David Bird   AYE 

 

The motion was tabled.  

 
OTHER BUSINESS 

Cody Opperman: We are staying busy and continuing to see a lot of developments 
come through our process. We're kicking off our Station Area Plan and will have 
our first meeting tomorrow. The Station Area Plan is a requirement from the state, 
and it also helps with one of our goals that we have set in the Moderate Income 
Housing Plan as well. It's in the vicinity of our TOD zone. We're still getting some 
annexations and we're continuing to grow south of I-15. 
 
Upcoming Projects 

 

ADJOURNMENT 

David Bird motioned to adjourn the meeting.  Chris Christiansen seconded 

the motion.  

Meeting adjourned at  7:37 PM 

 

Melissa White 

Administrative Assistant  

 

The order of agenda items may change to accommodate the needs of the 

commissioners, public and staff. 
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AMERICAN FORK CITY               MEETING DATE: March 22, 2023  
PLANNING COMMISSION              

 
AGENDA TOPIC: 
 
Public hearing and recommendation on a proposed Land Use Map Amendment for 
property located at approximately 96 N 350 W, from the Residential High Density to the 
General Commercial Land Use designation.  
 
  

BACKGROUND INFORMATION 

Location: 96 North 350 West 

Applicants:  ABE Properties, LLC 

Existing Land Use: Residential High Density 

Proposed Land Use: General Commercial 

Surrounding Land 
Use: 
 

North Residential High Density 

South Residential High Density 

East Residential High Density 

West Residential High Density 

Existing Zoning:   R3-7500 

Proposed Zoning:   N/A 

Surrounding Zoning: 
 

North R3-7500 

South R3-7500 

East R3-7500 

West R3-7500 

 
BACKGROUND: 
 
The applicant is applying for a Land Use Map Amendment for property located at 
approximately 96 N 350 W, from Residential High Density to General Commercial land 
use designation. All parcels consist of 0.77 acres.  
 
The subject property was previously on the regularly scheduled Planning Commission 
meeting on February 8, 2023, and received a positive recommendation to the City Council 
for the CC-2 Zoning designation. On February 28, 2023 the same application was before 
the City Council and passed with the condition that the Land Use Designation would need 
to be changed for the Zone Change to be finalized.  
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POTENTIAL MOTIONS – Land Use Map Amendment 
 
APPROVAL 
 
I move that we recommend approval of the Land Use Map Amendment from Residential 
High Density to General Commercial, for the properties located in the area of 96 N 350 
W, subject to any findings, conditions, and modifications found in the Staff Report, or 
recommended by the Fire Marshal. 
 
DENIAL  
 
I move that we deny of the Land Use Map Amendment from Residential High Density to 
General Commercial, for the properties located in the area of 96 N 350 W, with a finding 
that the proposed Land Use is not contiguous to the adjacent properties. 
 
TABLE  
 
I move that we table action on the Land Use Map Amendment from Residential High 
Density to General Commercial, for the properties located in the area of 96 N 350 W, 
and instruct the developer/staff to __________________________. 
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Figure 1. Land Use Types. 
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Figure 2. Zoning Types. 
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AMERICAN FORK CITY             MEETING DATE: March 22, 2023
PLANNING COMMISSION             

AGENDA TOPIC:

Public hearing and recommendation on a proposed Land Use Map Amendment for 
approximately 0.60 acres of land located at approximately 401 West Main Street, from 
Design Commercial to the General Commercial Land Use designation.

BACKGROUND INFORMATION

Location: 401 West Main Street

Applicants: The Smith Family Trust 07-02-2012; Aaron 
Drussel

Existing Land Use: Design Commercial
Proposed Land Use: General Commercial

North Design Commercial
South Residential Medium Density
East Design Commercial

Surrounding Land 
Use:

West Design Commercial
Existing Zoning: R2-7500
Proposed Zoning: N/A

North CC-2
South R2-7500
East CC-2

Surrounding Zoning:

West CC-2

BACKGROUND:

The applicant is applying for a Land Use Map Amendment for the property located at 
approximately 401 West Main Street, from Design Commercial to the General 
Commercial land use designation. The entire parcel consists of 0.60 acres.

The General Commercial Land Use is applicable to the traditional commercial area of the 
City, which would include the Central Business District and areas in the vicinity of State 
Street and other major travel corridors currently designated for commercial purposes. As 
the property is fronting Main Street, a major travel corridor, the General Commercial Land 
Use designation would be applicable. 

The applicant has provided a Zone Change application that is running concurrently with 
this Land Use Map Amendment. The Zone that they are proposing is the CC-2 zone. With 
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the CC-2 Zone Change proposal the Design Commercial Land Use would not be an 
appropriate fit as it is commonly used for shopping-center type of developments. One of 
the CC-2 Zone’s intent is to facilitate the orderly development of property within and 
adjacent to the built-up central business area of the City for commercial purposes but to 
do so in a manner to minimize the adverse impacts of such commercial activity on existing 
residents and residential uses in the zone area.

As the Design Commercial Land Use is used for planned shopping-center type of 
developments and in areas which are being newly developed, the General Commercial 
Land Use would be more appropriate for this property fronting Main Street.

POTENTIAL MOTIONS – Land Use Map Amendment

APPROVAL

I move that we recommend approval of the Land Use Map Amendment for approximately 
0.60 acres of land, located at approximately 401 West Main Street, from Design 
Commercial to the General Commercial Land Use designation, subject to any findings, 
conditions, and modifications found in the Staff Report, or recommended by the Fire 
Marshal.

DENIAL 

I move that we deny of the Land Use Map Amendment for approximately 0.60 acres of 
land, located at approximately 401 West Main Street, from Design Commercial to the 
General Commercial Land Use designation.

TABLE 

I move that we table action on the Land Use Map Amendment for approximately 0.60 
acres of land, located at approximately 401 West Main Street, from Design Commercial 
to the General Commercial Land Use designation, and instruct the developer/staff to 
__________________________.
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Figure 1. Land Use Types.

 
Figure 2. Zoning Types.
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AMERICAN FORK CITY             MEETING DATE: March 22, 2023
PLANNING COMMISSION             

AGENDA TOPIC:

Public hearing and recommendation on a proposed Zone Change for approximately 
0.60 acres of land located at approximately 401 West Main Street, from the R2-7500 
Residential Zone to the Central Commercial (CC-2) Zone.

BACKGROUND INFORMATION

Location: 401 West Main Street

Applicants: The Smith Family Trust 07-02-2012; Aaron 
Drussel

Existing Land Use: Design Commercial
Proposed Land Use: N/A

North Design Commercial
South Residential Medium Density
East Design Commercial

Surrounding Land 
Use:

West Design Commercial
Existing Zoning: R2-7500
Proposed Zoning: CC-2

North CC-2
South R2-7500
East CC-2

Surrounding Zoning:

West CC-2

BACKGROUND:

The applicant is applying for a Zone Change for the property located at approximately 
401 West Main Street, from the R2-7500 Residential Zone to the Central Commercial 
(CC-2) Zone. The entire parcel consists of 0.60 acres.

One of the CC-2 Zone’s intent is to facilitate the orderly development of property within 
and adjacent to the built-up central business area of the City for commercial purposes but 
to do so in a manner to minimize the adverse impacts of such commercial activity on 
existing residents and residential uses in the zone area. 
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POTENTIAL MOTIONS – Land Use Map Amendment

APPROVAL

I move that we recommend approval of the Zone Change for approximately 0.60 acres of 
land, located at approximately 401 West Main Street, from the R2-7500 Residential Zone 
to the Central Commercial (CC-2) Zone, subject to any findings, conditions, and 
modifications found in the Staff Report, or recommended by the Fire Marshal.

DENIAL 

I move that we deny of the Zone Change for approximately 0.60 acres of land, located 
at approximately 401 West Main Street, from the R2-7500 Residential Zone to the 
Central Commercial (CC-2) Zone.

TABLE 

I move that we table action on the Zone Change for approximately 0.60 acres of land, 
located at approximately 401 West Main Street, from the R2-7500 Residential Zone to 
the Central Commercial (CC-2) Zone, and instruct the developer/staff to 
__________________________.

Figure 1. Land Use Types.
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Figure 2. Zoning Types.
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AMERICAN FORK CITY            MEETING DATE: March 22, 2023  
PLANNING COMMISSION STAFF REPORT 

 
AGENDA TOPIC:  
 
Review and action on a Site Plan application for the Perfect Dress Project, located at 

424 West Main Street, in the Central Commercial (CC-2) Zone. 

 
  

BACKGROUND INFORMATION 

Location: 424 West Main Street 

Project Type: Site Plan 

Applicants:  Dunn Davis Properties, LLC; TJ Davis 

Existing Land Use: Design Commercial 

Proposed Land Use: N/A 

Surrounding Land 
Use: 
 

North Residential High Density 

South Design Commercial 

East Design Commercial 

West Design Commercial 

Existing Zoning:   CC-2 

Proposed Zoning:   N/A 

Surrounding Zoning: 
 

North R3-7500 

South R2-7500 

East CC-2 

West CC-2 

 
BACKGROUND: 
 
The applicant is applying for Site Plan Approval for the Perfect Dress, for an 
improvement of a parking lot, located at 424 West Main Street. The proposal consists of 
1 parcel for a parking lot and interior renovation of an existing building, the entire 
development parcel consists of approximately 0.80 acres. This has been brought to 
Planning Commission for a recommendation to City Council for their improvements to 
the parking lot. 
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Sec 17.6.101 Administrative Site Plan Review 
 
Wherever the terms of this code require submission and approval of a site plan, such 
review shall be conducted in accordance with the following provisions.  

1. Planning commission to approve. The planning commission, acting in an 
administrative capacity, shall have the function, duty and power to approve or 
disapprove a project plan and to attach such modifications or conditions as may 
be deemed appropriate to improve the layout, to ensure that the project will not 
pose any detrimental effect to persons or property, or to protect the health, safety, 
and general welfare of the citizens of the city.  

2. Application required. Application for site plan approval shall be submitted on forms 
provided by the city and shall be accompanied by maps and drawings showing the 
following:  

1. The location of all existing and proposed buildings and structures on the site, with 
full dimensions showing the distance between buildings and distances from 
buildings to adjacent property lines.  

2. The location of all parking spaces, driveways, and points of vehicular ingress and 
egress.  

3. A landscaping plan showing the location, types, and initial sizes of all planting 
materials to be used together with the location of fences, walls, hedges, and 
decorative materials.  

4. Preliminary elevations of main buildings showing the general appearance and 
types of external materials to be used.  

5. The locations of solid waste receptacles and trash pick-up areas.  
3. Appeals permitted. Any person aggrieved by a determination of the planning 

commission may request a hearing before the city council who shall have the 
authority to reverse, affirm or modify any decision of said commission. Any such 
appeal shall be filed within ten days of the determination of the planning 
commission.  

4. Issuance of a permit. A building permit shall not be issued for any building or 
structure or external alterations thereto until the provisions of this section have 
been complied with. Any construction not in conformance with an approved site 
plan shall be considered a violation of this code. Any building permit issued shall 
ensure that development is undertaken and completed in conformity with the plans 
as approved.  

 

 
 
PROJECT MAP:  
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PROJECT CONDITIONS OF APPROVAL: 
 

1. N/A 

 

FINDINGS OF FACT: 

- The application meets the requirements of Section 17.6.101 

 
 
STANDARD CONDITIONS OF APPROVAL: 
 
APPLICANT is responsible and shall submit/post/obtain all necessary documentation 
and evidence to comply with these Standard Conditions of Approval prior to any 
platting, permitting, or any other form of authorization by the City including plat 
recording or other property conveyance to the City and prior to scheduling a pre-
construction meeting. All recording shall take place at the Utah County Recorder’s 
Office.  

1. Title Report: Submit an updated Title Report not older than 30 days or other 
type of appropriate verification that shows all dedications to the City are free and 
clear of encumbrances, taxes, or other assessments. 

2. Property Taxes and Liens: Submit evidence that all the property taxes, for the 
current and/or previous years, liens, and agricultural land use roll over fees have 
been paid in full.  
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3. Water Rights: Submit evidence that all the required water rights have been 
conveyed to American Fork City. 

4. Performance Guarantee: Post a performance guarantee for all required public 
and essential common improvements.  

5. Easements and Agreements: Submit/record a long-term Storm Water Pollution 
Prevention Maintenance Agreement signed and dated by the property owner and 
any required easement documentation. 

6. Land Disturbance Permit: Obtain a Land Disturbance Permit. 
7. Compliance with the Plan Review Comments: All plans and documents shall 

comply with all the Technical Review Committee comments and the City 
Engineer’s final review.  

8. Commercial Structure: Record an Owner Acknowledgment and Utility Liability 
Indemnification if the proposed building is a multi-unit commercial structure 
served by a single utility service. 

9. Sensitive Lands: Record all applicable documents required for compliance with 
the City’s Sensitive Lands Ordinance. 

10. Utility Notification Form: Submit a Subdivision Utility Notification Form. 
11. Professional Verification: Submit final stamped construction documentation by 

all appropriate professionals. 
12. Fees: Payment of all development, inspection, recording, streetlight, and other 

project related fees. 
13. Mylar: Submit a Mylar. All plats will receive final verification of all formats, notes, 

conveyances, and other items contained on the plat by City staff (recorder, legal, 
engineer, GIS, planning). 

 
 
 
STAFF RECOMMENDATION: 
 
The Site Plan application meets the requirements of Section 17.6.101 and staff 
recommends APPROVING the application. 
 
 
 
 
POTENTIAL MOTIONS – Site Plan 
 
 
APPROVAL 
 
I move that we approve the Site Plan application for the Perfect Dress Project, located 
at 424 West Main Street, in the Central Commercial (CC-2) Zone, subject to any 
conditions found in the Staff Report and recommended by the Fire Marshall. 
 
DENIAL  
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I move that we deny the Site Plan application for the Perfect Dress Project, located at 
424 West Main Street, in the Central Commercial (CC-2) Zone. 
 
TABLE  
 
I move that we table action on the Site Plan application for the Perfect Dress Project, 
located at 424 West Main Street, in the Central Commercial (CC-2) Zone, and instruct the 
developer/staff to __________________________. 
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AMERICAN FORK CITY              MEETING DATE: March 22nd, 2023  
PLANNING COMMISSION STAFF REPORT 

 
AGENDA TOPIC:  
 
Review and action on an application for an accessory structure in excess of 1,000 

square feet, located in the area of 33 East 100 North in the Residential (R4-7500) Zone.  

 
  

BACKGROUND INFORMATION 

Location: 33 East 100 North 

Project Type: Accessory Structure Site Plan 

Applicants:  Adam Anderson 

Existing Land Use: Residential High Density 

Proposed Land Use: N/A 

Surrounding Land 
Use: 
 

North Residential High Density 

South Institutional Lands, Schools, and Public Facilities 

East Residential High Density; General Commercial 

West Residential High Density; General Commercial 

Existing Zoning:   R4-7500 

Proposed Zoning:   N/A 

Surrounding Zoning: 
 

North R4-7500 

South CC-1 

East CC-1 

West R4-7500; CC-1 

 
BACKGROUND: 
 
The applicant is applying for site plan approval for the development of an accessory 
structure in the R4-7500 Zone, located at 33 E 100 N. The proposal consists of 1 parcel 
for an addition to an existing accessory structure. The entire development parcel 
consists of 0.30 acres. The accessory structure exceeds the 1000 square foot 
requirement to be brought to the Planning Commission and Planning Commission will 
be the approval body for this structure. 
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Sec 17.5.105 Area Of Accessory Buildings 
 
Accessory buildings shall not be larger than an area two times the size of the footprint 
(foundation) of the primary structure; or cover more than twenty-five percent of the total 
rear yard area of a lot, whichever is less. All accessory buildings shall be of a character 
which is consistent and compatible with the bulk, height, style and construction materials 
of existing dwellings in the immediate vicinity. There shall be no signage on any portion 
of the accessory building and the area surrounding the accessory building shall be 
landscaped. An accessory building containing a building footprint of one thousand square 
feet or larger shall require approval of the planning commission, subject to the following 
findings: (1) the accessory building will be incidental to the primary use of the parcel, (2) 
the applicant has provided adequate assurance that neither the accessory building nor 
any portion thereof will be used or converted for use as living or sleeping quarters (see 
Section 17.5.106) or for the conduct of a business (except when located in a commercial 
zone permitting such activity), and (3) the bulk, height, style and construction material of 
the accessory structure is compatible with dwellings in the immediate vicinity and will not 
result in an undue negative impact upon adjacent properties.  

 
 
PROJECT MAP: 
 

 
 
 
 
PROJECT CONDITIONS OF APPROVAL: 
 

1. All Fire Marshall comments will need to be addressed before permits are approved. 
2. Provide grading for the project site. Ensure all storm water is retained on site. 
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FINDINGS OF FACT: 
 

- The Accessory Structure addition meets the requirements of Section 17.5.105 of 
American Fork City Code. 

- Applicant will need to sign a document stating that the accessory building will be 
incidental to the primary use of the parcel, the accessory building nor any portion 
thereof will not be used or converted for use as living or sleeping quarters, and 
the accessory building will not be used for the conduct of a business.  

 
 
STANDARD CONDITIONS OF APPROVAL: 
 
APPLICANT is responsible and shall submit/post/obtain all necessary documentation 
and evidence to comply with these Standard Conditions of Approval prior to any 
platting, permitting, or any other form of authorization by the City including plat 
recording or other property conveyance to the City and prior to scheduling a pre-
construction meeting. All recording shall take place at the Utah County Recorder’s 
Office.  

1. Title Report: Submit an updated Title Report not older than 30 days or other 
type of appropriate verification that shows all dedications to the City are free and 
clear of encumbrances, taxes, or other assessments. 

2. Property Taxes and Liens: Submit evidence that all the property taxes, for the 
current and/or previous years, liens, and agricultural land use roll over fees have 
been paid in full.  

3. Water Rights: Submit evidence that all the required water rights have been 
conveyed to American Fork City. 

4. Performance Guarantee: Post a performance guarantee for all required public 
and essential common improvements.  

5. Easements and Agreements: Submit/record a long-term Storm Water Pollution 
Prevention Maintenance Agreement signed and dated by the property owner and 
any required easement documentation. 

6. Land Disturbance Permit: Obtain a Land Disturbance Permit. 
7. Compliance with the Plan Review Comments: All plans and documents shall 

comply with all the Technical Review Committee comments and the City 
Engineer’s final review.  

8. Commercial Structure: Record an Owner Acknowledgment and Utility Liability 
Indemnification if the proposed building is a multi-unit commercial structure 
served by a single utility service. 

9. Sensitive Lands: Record all applicable documents required for compliance with 
the City’s Sensitive Lands Ordinance. 

10. Utility Notification Form: Submit a Subdivision Utility Notification Form. 
11. Professional Verification: Submit final stamped construction documentation by 

all appropriate professionals. 
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12. Fees: Payment of all development, inspection, recording, streetlight, and other 
project related fees. 

13. Mylar: Submit a Mylar. All plats will receive final verification of all formats, notes, 
conveyances, and other items contained on the plat by City staff (recorder, legal, 
engineer, GIS, planning). 

 
 
STAFF RECOMMENDATION: 
 
The Accessory Structure meets the requirements of Section 17.5.105 and staff 
recommends APPROVING the application WITH CONDITIONS. 
 
 
 
 
 
POTENTIAL MOTIONS – Accessory Structure Site Plan 
 
 
APPROVAL 
 
I move that we approve the Accessory Structure in excess of 1,000 square feet, located 
in the area of 33 East 100 North in the Residential (R4-7500) Zone, subject to any 
conditions found in the Staff Report. 
 
DENIAL  
 
I move that we deny the Accessory Structure in excess of 1,000 square feet, located in 
the area of 33 East 100 North in the Residential (R4-7500) Zone 
 
TABLE  
 
I move that we table action on the Accessory Structure in excess of 1,000 square feet, 
located in the area of 33 East 100 North in the Residential (R4-7500) Zone, and instruct 
the developer/staff to __________________________. 
 



C1               Site and Utility 

C2               Erosion and Grading

American Fork City 
Development Review

Committee

Planning Notes: 
Proposed extension and area of
accessory structure meet the area
requirements of Sec 17.5.105

Fire Department
Reviewed

M. Sacco 03/13/2023

Engineering Division
Reviewed

jhsu 03/15/2023

Planning and Zoning
Reviewed

COpperman 03/15/2023
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SITE & UTILITY PLANDavid W. Peterson, P.E., License #270393
12 West 100 North, Suite 201C, American Fork, UT 84003

P: (801) 756-4504; david@excelcivil.com C1

BENCH MARK

6020 4001020

Scale 1" = 20'

Developer:  ADAM ANDERSON
95 EAST 200 NORTH, AMERICAN FORK, UT 801-763-8813 33 EAST 100 NORTH

1334 East 1150 South
Spanish Fork, Utah 84660

(801) 319-5441

LEVEL OF FOCUS, INC
SURVEYOR:

ANDERSON GARAGE ADDITION

2,387.99 sf

1,245.16 sf

The width of this
driveway cannot be
reduced or
compromised as it is
the absolute minimum
allowed. Overhead
power lined must not
obstruct FD Access.
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BENCH MARK

6020 4001020

Scale 1" = 20'

Developer:  ADAM ANDERSON
95 EAST 200 NORTH, AMERICAN FORK, UT 801-763-8813 33 EAST 100 NORTH

1334 East 1150 South
Spanish Fork, Utah 84660

(801) 319-5441

LEVEL OF FOCUS, INC
SURVEYOR:

ANDERSON GARAGE ADDITION

GRADING & EROSION
CONTROL PLAN

retain storm water on
site

grading









Floor Plan

Scale: 1/4" = 1'-0"
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Floor Plan 

MECHANICAL GENERAL NOTES

CODES RULES AND REGULATIONS:

     ALL WORK SHALL CONFORM TO ALL APPLICABLE LOCAL AND STATE 

     CODES.  

     WHENEVER INDICATED MATERIAL WORKMANSHIP, ARRANGEMENT OR

     CONSTRUCTION IS OF HIGHER QUALITY OR CAPACITY THAN THAT

     REQUIRED BY THE ABOVE CODES, THE DRAWING AND OR 

     SPECIFICATION SHALL GOVERN.

     SHOULD THERE BE ANY DIRECT CONFLICT BETWEEN THE STATE OR 

     LOCAL CODES, LAWS OR REGULATION AND THE DRAWING AND OR 

     SPECIFICATIONS THE CODES, LAWS OR REGULATIONS SHALL GOVERN.

STANDARDS:

     INTERNATIONAL BUILDING CODE 2018 EDITION

     INTERNATIONAL PLUMBING CODE 2018 EDITION

     INTERNATIONAL MECHANICAL CODE 2018 EDITION

     INTERNATIONAL FUEL GAS CODE 2018 EDITION

     SMACNA DUCT CONSTRUCTION STANDARD, METAL AND FIBERGLASS

     SMACNA FIRE DAMPER GUIDE FOR AIR HANDLING SYSTEMS

     SMACNA MANUAL FOR BALANCING AND ADJUSTING OF AIR 

      DISTRIBUTION SYSTEMS.

     SMACNA GUIDELINES FOR SEISMIC RESTRAINTS OF MECHANICAL 

      EQUIPMENT

     NFPA 101 LIFE SAFETY CODES.

     NFPA 90A INSTALLATION OF AIR CONDITIONING AND VENTILATION 

      SYSTEMS.

     NFPA 90B INSTALLATION OF WARM AIR HEATING SYSTEMS.

     NFPA 91 INSTALLATION OF BLOWER AND EXHAUST SYSTEMS

     THE STATE OF UTAH " BOILER AND PRESSURE VESSEL 

      REGULATIONS"

EXAMINATION OF SITE:

     THE CONTRACTOR SHALL CAREFULLY EXAMINE THE DRAWINGS AND 

     THE SITE AND FAMILIARIZE THEMSELVES WITH ALL EXISTING CONDITIONS 

     BEFORE SUBMITTING ANY PROPOSAL. NO ADDITION COST WILL BE 

     ALLOWED FOR FAILURE TO VISIT THE SITE.

WORKING DRAWINGS AND MEASUREMENTS:

     THESE DRAWINGS ARE GENERALLY DIAGRAMMATIC.  THEY DO NOT 

     SHOW EVER OFFSET AND BEND THAT MAY BE NEEDED TO INSTALL 

     THE WORK.  THE CONTRACTOR SHALL COORDINATE THE DRAWINGS OF 

     ALL OTHER TRADES INCLUDING BUT NOT LIMITED TO THE CIVIL, 

     ARCHITECTURAL, ELECTRICAL, AND STRUCTURAL.  THESE DRAWINGS 

     SHALL NOT BE SCALED FOR ROUGH IN OR AS SHOP DRAWINGS.

EQUIPMENT SUBMITTALS:

     PROVIDE ALL AT ONE TIME IN A THREE RING BINDER SIX COPIES OF 

     EQUIPMENT PROPOSED TO BE USED ON THIS PROJECT.

     REGARDLESS OF ANY INFORMATION OUTLINED IN THE SUBMITTALS OR 

     SHOP DRAWINGS, THE REQUIREMENTS OF THE DRAWINGS MUST 

     FOLLOWED AND AR NOT WAIVED OR SUPERSEDED IN ANY WAY BY 

     THE SUBMITTALS OR SHOP DRAWING REVIEW.

CAULKING AND SEALING:

     ALL SPACES BETWEEN DUCTS AND SLEEVES THROUGH FIRE WALLS,

     FIRE PARTITIONS, FLOORS, AND CEILINGS SHALL CAULKED WITH ONE 

     INCH FILL OF 3M "FIRE BARRIER".  CAULKING MUST BE ON BOTH 

     SIDES OF FIRE RATED WALLS. 

SUPERVISION AND WORKMANSHIP:

     PROVIDE THE SERVICES OF AN EXPERIENCED FORMAN WHO SHALL BE 

     IN CHARGE OF ALL INSTALLATION.

     ALL WORKMANSHIP SHALL BE OF FIRST QUALITY. NONE BUT

     COMPETENT MECHANICS SHALL BE EMPLOYED IN THE WORK.  

     SHODDY WORKMANSHIP WILL BE CAUSE FOR REJECTION AND 

     REPLACEMENT OF WORK WITHOUT ADDITIONAL COST.

COOPERATION WITH OTHER TRADES:

     REFER TO ALL THE DRAWINGS COVERING WORK OF ALL TRADES, 

     WHICH IS CARRIED ON IN CONJUNCTION WITH THE WORK SUCH THAT 

     ALL WORK CAN PROCEED WITHOUT INTERFERENCE RESULTING FROM 

     LACK OF COORDINATION.

MANUFACTURERS INSTRUCTIONS:

     THE CONTRACTOR SHALL FOLLOW THE MANUFACTURERS INSTALLATION 

     INSTRUCTION EXPLICITLY IN THE INSTALLATION OF ALL ITEMS OF 

     EQUIPMENT.

COMPLETION REQUIREMENTS:

     ALL SYSTEMS SHALL BE TESTED BY THE CONTRACTOR TO

     DEMONSTRATE THE ALL EQUIPMENT FURNISHED AND INSTALLED OR 

     CONNECTED FUNCTION IN THE MANNER REQUIRED.

     ADJUSTMENTS, OPERATION, ETC. ADJUST ALL REGULATORS.  OPEN AND 

     CLOSE ALL VALVES SEVERAL TIMES TO INSURE SEAL.

CLEANING:

     REMOVE DEBRIS AND TRASH FROM DUCTWORK AND VACUUM IF 

     REQUIRED.  PAINT INSIDE OF ALL DUCTS VISIBLE THROUGH GRILLES 

     AND REGISTERS WITH FLAT BLACK ENAMEL.  REMOVE SHIPPING LABELS 

     AND OTHER TAGS AND WIPE ALL EQUIPMENT CLEAN.

 TESTING AND BALANCING:

     AT THE COMPLETION OF THE JOB THE CONTRACTOR SHALL RETAIN

     THE SERVICES OF AN INDEPENDENT TESTING AND BALANCING 

     CONTRACTOR.  PROVIDE ALL TOOLS , EQUIPMENT AND INSTRUMENTS 

     REQUIRED FOR THE TEST AND BALANCING PROCEDURES.  TEST AND 

     BALANCE BOTH THE AIR SYSTEMS AND THE HYDRAULIC SYSTEMS.

     SUBMIT 4 COPIES OF COMPLETE TEST AND BALANCING REPORTS 

     COMPLETE WITH HALF SCALE DRAWINGS INDICATING THE AIR OPENING 

     NUMBERS AND FLOW STATION NUMBERS THAT CORRESPOND TO THE 

     NUMBERING SYSTEMS IN THE REPORTS

     IDENTIFY AND LIST SIZE TYPE AND MANUFACTURER OF ALL 

     EQUIPMENT.  MAKE ALL ADJUSTMENTS TO DAMPERS, DRIVES AND 

     BALANCE VALVES TO OBTAIN THE DESIGN FLOW QUANTITIES . FLOW 

     QUANTITIES SHALL BE WITHIN PLUS OR MINUS 5 % OF DESIGN.

GUARANTEE:

     BY THE ACCEPTANCE OF AN CONTRACT AWARD FOR THE WORK HERE 

     IN DESCRIBED OR SHOWN ON THE DRAWINGS, THE CONTRACTOR 

     ASSUMES THE FULL RESPONSIBILITY IMPOSED BY THE GUARANTEE AS 

     SET FORTH HEREIN, AND SHALL PROTECT HIMSELF THROUGH PROPER 

     GUARANTEES FROM EQUIPMENT VENDORS AND FROM 

     SUBCONTRACTORS AS THEIR INTERESTS MAY APPEAR.

     1.  THAT THE ENTIRE MECHANICAL SYSTEMS SHALL BE QUIET IN

        OPERATION.

     2.  THAT THE CIRCULATION OF WATER SHALL BE COMPLETE AND 

        EVEN INCLUDING THE DOMESTIC HOT WATER

        SYSTEM.

     3.  THAT HE WILL MAKE PROMPTLY UPON NOTICE, FREE OF CHARGE,

         ANY REPAIRS NECESSARY DUE TO DEFECTIVE MATERIALS OR 

        MATERIALS OR WORKMANSHIP THAT MAY OCCUR DURING A PERIOD 

        OF ONE YEAR FROM THE DATE OF SUBSTANTIAL COMPLETION.

           FIVE YEARS FOR AIR CONDITIONING COMPRESSORS.

COORDINATE ALL SUSPENDED EQUIPMENT WITH

ARCHITECTURAL REFLECTED CEILING PLAN.

IT IS THE RESPONSIBILITY OF THE MECHANICAL

CONTRACTOR TO COORDINATE HIS WORK WITH ALL OTHER

TRADES.

COORDINATE ALL ROOF MOUNTED MECHANICAL 

EQUIPMENT WITH STRUCTURAL PLANS.  THE MECHANICAL

CONTRACTOR SHALL BE RESPONSIBLE FOR ADDITIONAL

STRUCTURE REQUIRED TO SUPPORT THE EQUIPMENT IF

EQUIPMENT WEIGHT AND DIMENSIONS EXCEED WHAT HAS

BEEN SCHEDULED AND SHOWN ON THE DRAWINGS.

COORDINATE ALL ROOF PENETRATIONS WITH STRUCTURAL

DRAWINGS.

ALL DUCT SIZES ARE CLEAR INSIDE DIMENSIONS. 

INCREASE SIZES AS REQUIRED FOR DUCT LINER.

ALL EQUIPMENT DESIGNED TO BE FIXED IN POSITION

SHALL BE SECURELY FASTENED IN PLACE.

*GENERAL NOTES*

EXISTING DUCTWORK

SYMBOL            DESCRIPTION

MD

FD

SD

SUPPLY AIR (S.A.)

RETURN AIR (R.A.)

TURNING VANES

MANUAL DAMPER

FIRE DAMPER

SMOKE DAMPER

*SYMBOL LEGEND*

EF-6

 600

175

9x9-4  CD

CU

DH

EWH

EF

UH

SYMBOL

CAPACITY

EQUIPMENT

SIZE

TYPE

PATTERN

CFM

DIFFUSER OR

GRILLE

CDR

SWR

UNIT HEATER

CONDENSING NIT

ELECTRIC WALL HEATER

EXHAUST FAN

DEHUMIDIFIER

ROUND CONE DIFFUSER

SIDEWALL RETURN AIR GRILLE

*MECHANICAL CALLOUT*

ALL QUESTION MUST BE SUBMITTED TO THE ARCHITECT IN THE

FORM OF AN RFI. ANY RFI SENT DIRECTLY TO ENGINEER WILL

BE RETURNED UNREAD.

ANY RFI's THAT HAVE BEEN CORRECTED OR APPROVED BY THE 

ENGINEER WILL BE JUST FOR CLARIFICATION, AND DOES NOT 

CONSTITUTE A CHANGE ORDER.

CHANGE ORDERS MUST BE SUBMITTED TO THE ARCHITECT,

THE CHANGE ORDER SHALL BE COMPLETE BY LISTING THE

FINAL PRICING WITH PROPER BREAKDOWN AND DOCUMENTATION.

POSSIBLE TIME EXTENSION OR DELAY AND THE ASSOCIATED

COST FOR THE TIME EXTENSION OR DELAY. MATERIAL AND

LABOR COST.

RFI's WITH BE RETURNED TO ARCHITECT FROM ENGINEER

WITHIN 5 WORKING DAYS.

CHANGE ORDERS WILL BE RETURNED TO ARCHITECT FROM

ENGINEER WITHIN 15 DAYS.

DO NOT PROCEED WITH RFI UNTIL CHANGE ORDER HAS BEEN 

APPROVED BY ARCHITECT, OWNER AND ENGINEER. IF CONTRACTOR

DOES SO IT WILL BE AT THERE OWN RISK.

IF TIME EXTENSIONS AND/OR DELAYS ARE INCURRED DUE TO FAILURE

TO ISSUE AN RFI, CHANGE REQUEST, CHANGE ORDER, OR IMPROPER

AND/OR INCOMPLETE DOCUMENTATION THE COST ASSOCIATED WITH

THE DELAY WILL BE BORNE BY THE CONTRACTOR.

SEISMIC BRACING SUBMITTAL REQUIREMENTS

     THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE DESIGN AND 

INSTALLATION OF ALL REQUIRED SEISMIC BRACING BY THE 2018

INTERNATIONAL BUILDING CODE, SECTION 1613 EARTHQUAKE LOADS,

PARAGRAPH 1613.1 SCOPE. RESTRAINT MUST BE PROVIDED FOR THE

FOLLOWING CONDITIONS, UNLESS OTHERWISE EXCLUDED BY CHAPTER 13

OF ASCE 7-10: (1) Ip>1.0, (2) MEP COMPONENTS > 400 POUNDS AND

SUPPORTED BY A FLOOR OR ROOF: (3) MEP COMPONENTS > 20

POUNDS AND SUPPORTED BY A CEILING OR WALL: OR (4) MEP DISTRIBUTION

SYSTEM WEIGHING > 5 PLF.

     THE CONTRACTOR SHALL PROVIDE A COMPLETE SUBMITTAL FOR ALL 

MEP EQUIPMENT TO INCLUDE LOCATION OF EACH SEISMIC BRACE, TYPE AND

DESIGN OF THE BRACING, AND A DETAIL OF THE SEISMIC BRACING. THE 

SUBMITTAL SHALL BE ON 36"x24" SHEETS AND A SCALE OF 1/4" = 1'-0", 

ALONG WITH A COMPLETE SET OF CALCULATIONS.

     THE SUBMITTAL SHALL CLEARLY INDICATE WHICH ITEMS ARE REQUIRED

TO BE BRACED AND THE MINIMUM BRACING REQUIREMENTS (E.G. PER IBC 

103.1 AND CHAPTER 13 OF ASCE 7-10). IN ADDITION THE SUBMITTAL

SHALL BE PROVIDED BY A LICENCED PROFESSIONAL ENGINEER LICENCED IN

UTAH.

     UNDER NO CONDITIONS SHALL ANY MECHANICAL OR ELECTRICAL

COMPONENTS BE  INSTALLED UNTIL SUCH TIME AS THE AMERICAN FORK CITY

BUILDING DEPARTMENT HAS REVIEWED AND APPROVED THE SUBMITTAL.

MECHANICAL GENERAL NOTES MECHANICAL GENERAL NOTES MECHANICAL INSULATION SCHEDULE

NOTES:

ALL INSULATION SHALL HAVE SURFACE BURNING CHARACTERISTICS, AS TESTED

BY ASTM E84, UL723 OR NFPA 255 NOT EXCEEDING : FLAME SPREAD 25 AND

SMOKE DEVELOPED 50.

COMPOSITE SHALL INCLUDE INSULATION JACKETING AND ADHESIVES USE TO

SECURE JACKETING OR FACING.  ALL ACCESSORY ITEMS SUCH AS PVC

JACKETING AND FITTINGS, ADHESIVES, MASTIC, CEMENT, TAPE AND CLOTH SHALL

HAVE SAME COMPONENT RATING AS ABOVE.

THERMAL DUCT WRAP:

     FIBERGLASS BLANKET INSULATION:  THERMAL CONDUCTIVITY

     OF 0.28 BTU-INPER SQ FT PER HOUR AT 75 DEG F MEAN

     TEMPERATURE.  MINIMUM DENSITY OF ONE POUND PER

     CUBIC FOOT.  JACKETED WITH ALUMINUM FOIL

     REINFORCED WITH FIBERGLASS SCRIM LAMINATED KRAFT

     FACING.

THERMAL DUCT WRAP INSTALLATION:

     WRAP ALL SUPPLY, RETURN, AND OUTSIDE AIR WITH

     1-1/2" DUCT WRAP IN ACCORDANCE WITH

     MANUFACTURERS INSTALLATION INSTRUCTIONS.  DUCT THAT

     ARE INTERNALLY LINED NEED NOT BE WRAPPED.

DUCTWORK IN UNCONDITIONED SPACES

     ALL DUCTWORK RUNNING THROUGH UNCONDITIONED SPACES 

     MUST HAVE A MINIMUM R-12 INSULATION.

Rev 1 City Review 02/14/2023

02-14-2023
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Floor Plan - Waste and Vent Piping
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IS COMPLETED
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SYMBOL DESCRIPTION ABBREVIATION

SOIL OR WASTE (ABOVE FLOOR) S OR W

SOIL OR WASTE (BELOW GRADE OR FLOOR) S OR W

VENT V

COLD WATER CW

HOT WATER HW

RECIRCULATING HOT WATER RHW

GNATURAL GAS

VENT THRU ROOF VTR

WCO

FCO

CO

COTG

WCO

FCO

CO

COTG

WALL CLEAN OUT

FLOOR CLEAN OUT

CLEAN OUT

CLEAN OUT TO GRADE

*PLUMBING LEGEND*

PRESSURE GAUGE

STRAINER

RELIEF VALVE

GAS COCK

BALL VALVE

BALANCING VALVE

BACKFLOW PREVENTER

AUTOMATIC CONTROL VALVE

DRAIN

CHECK VALVE

D

BFP

UNION

THERMOMETER

VALVE IN RISER

THREE WAY MIXING VALVE

*DRAINAGE FIXTURE UNITS*

2018 INTERNATIONAL PLUMBING CODE 

 1

QTY.

BATHROOM GROUP

FIXTURE

GALLONS PER MINUTE

TOTAL FIXTURE UNITS

PIPE SIZE

2.7 1.5

3/4"

3.6

COLD

SUPPLY FIXTURE UNITS (wsfu)

LOAD VALUES, IN WATER

FLUSH TANKPRIVATE

OCCUPANCY

2.7

TYPE OF

CONTROL

SUPPLY

TOTAL

1.5 3.6

HOT

BATHROOM GROUP (water closet > 1.6 gpm) 1

QTY. FIXTURE TYPE

DRAINAGE FIXTURE UNIT

5.0

FACTORS

VALUE AS LOAD

-

MINIMUM SIZE

OF TRAP

(inches)

 6 FLOOR DRAIN 12.0 2"

2018 INTERNATIONAL PLUMBING CODE

TOTAL FIXTURE UNITS

PIPE SIZE

17.0

4"

*WATER FIXTURE UNITS*

8.0

FOR FIXTURE NOT LISTED, LOADS SHOULD BE ASSUMED BY COMPARING THE FIXTURE TO

ONE LISTED USING WATER IN SIMILAR QUANTITIES AND AT SIMILAR RATES. THE ASSIGNED

LOADS FOR FIXTURES WITH BOTH HOT AND COLD WATER SUPPLIES ARE GIVEN FOR SEPARATE

HOT AND COLD WATER LOADS AND FOR TOTAL LOAD, THE SEPARATE HOT AND COLD WATER

LOADS BEING THREE-FOURTHS OF THE TOTAL LOAD FOR THE FIXTURE IN EACH CASE.

a

*BUILDING DRAINS AND SEWERS*

QTY. FIXTURE BTUH

*NATURAL GAS REQUIREMENTS*

CFH

 1 UNIT HEATER 30,000 36

DEVELOPED PIPE LENGTH 230'-0"

BUILDING GAS PRESSURE

TOTALS 70,000

4 OZ.

84

SIZE OF BUILDING GAS MAIN 1"

SLOPE PER FOOT

MAXIMUM NUMBER OF DRAINAGE FIXTURE UNITS

CONNECTED TO ANY PORTION OF THE BUILDING DRAIN

OR THE BUILDING SEWER, INCLUDING BRANCHES

OF THE BUILDING DRAIN. a

1/16 INCH 1/8 INCH 1/4 INCH 1/2 INCH

DIAMETER

OF PIPE

(INCHES)

1-1/4"

1-1/2"

2"

2-1/2"

3"

4" 180

36 42

216

24

21

1

3

50

250

31

26

1

3

THE MINIMUM SIZE OF ANY BUILDING DRAIN SERVING A WATER CLOSET SHALL BE 3 INCHES.

f

FOR FIXTURES ADDED TO A DWELLING UNIT BATHROOM GROUP, ADD THE DFU VALVE

OF THOSE ADDITIONAL FIXTURES TO THE BATHROOM GROUP FIXTURE COUNT.

f.

Floor Plan 

Piping

 1 WATER HEATER 40,000 48

NOTE:

ALL LATERAL CONNECTIONS SHALL BE 

INSERT-A-TEE OR WYE AT TEN O'CLOCK

POSITIONING TO THE CENTER OF THE MAIN LINE.

ALL SANITARY SEWER MAINS AND  LATERALS

MUST BE INSPECTED AND APPROVED BY THE

CITY INSPECTOR BEFORE TRENCH BACKFILLING

IS COMPLETED

Rev 1 City Review 02/14/2023
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Floor Plan - Water and Gas Piping

Scale: 1/4" = 1'-0"

North

Approx. location

of water

Note: Contractor shall establish

the exact location of the existing

sewer and water for tie-in for

service the Garage Addition

L-1

WC-1

SH-1

HB-1

WH-1

SHUT-OFF VALVE

AT 12".F.F.

3/4" COLD WATER PIPE BELOW GRADE

SHUT-OFF VALVE AND

EXPANSION TANK

MV-1

RISE UP TO CEILING SPACE

3/4"3/4"

1
/
2

"

3
/
4

"

1/2" 3/4"

3
/
4

"

G

G G

G
G

G
G

G
G

EXISTING GAS METER IS 

APPROX. 180'-0" FROM WHERE

THE GAS PIPE ENTERS THIS

BUILDING

1
"

3/4"

3
/
4

"

3
/
4

"
3

/
4

"

UH-1

455

30,000 BTUH

36 CFH

40,000 BTUH

48 CFH

G G

Storage

Toilet/Dressing Room

New Garage

Existing Garage

Exercise

Spa

Spa Room

Existing

window

Existing

door

THIS WATER PIPE TO

BE A MIN. OF 48" BELOW

GRADE
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Floor Plan

Piping

GAS COCK

GAS LINE

TYPICAL

UNION 

TYPICAL

BALL VALVE

WATER

HOT 

RELIEF VALVE

PRESSURE

WH-1

COLD

WATER

SCALE: NONE

DIRT LEG

THERMOMETER

EXPANSION TANK

AMTROL MODEL #ST-5

SAME SIZE AS RELIEF VALVE

SEISMIC BRACING (PROVIDE 16ga.

2" WIDE METAL STRAP. PROVIDE

BLOCKING IN WALL AS SECURE

WITH 2"x1/4" LAG BOLTS OR

ANCHOR BOLT.

RUN TO FLOOR DRAIN

3"x1" REDUCER

1"

12"

110 ° F

MV-1

HEAT TRAP

NOTE :

     SET WATER HEATER 

     TO 140° F AND 

     MIXING VALVE TO 

     110° F.

*DETAIL* WATER HEATER

COLD WATER

1*DETAIL* FLOOR DRAIN with TRAP GUARD

SCALE: NONE

(AS REQUIRED)

SLOPED TO DRAIN

CONCRETE FLOOR

LEVEL SCREWS

SEE FLOOR PLAN

FOR PIPE SIZES

TRACTOR GRATE

ROUND LOOSE SET

2

P1023

TRAP GUARD

CLEANOUT AND ACCESS

COVER. TOP OF COVER

TO BE FLUSH WITH TOP

OF FINISHED FLOOR.

FINISHED FLOOR

1/8 CAST IRON BEND

CAST IRON WASTE

LINE LENGTH

TO SUIT

1/8 BEND IF

CLEANOUT

OCCURS AT

END OF LINE

1/8 CAST IRON BEND

CAST IRON WASTE

LINE LENGTH

TO SUIT

1/8 BEND IF

CLEANOUT

OCCURS AT

END OF LINE

WASTE

LINE LINE

WASTE

6
"

FINISHED GRADE

BRASS CLEANOUT

PLUG WITH COUNTER

SUNK HEAD

16" SQUARE

CONCRETE PAD

TROWL SMOOTH

AND EDGE

FLOOR CLEANOUT (FCO)                                                      CLEANOUT TO GRADE (COTG)

WALL CLEANOUT (WCO)

MAY EXTEND AS A

WASTE OR VENT

WALL

FLOOR LINE

CHROME WALLCOVER

AND SCREW

PLUGGED TEE

W/CLEANOUT

*DETAIL* CLEANOUTS

SCALE: NONE

3

P102

G

GAS COCK

DIRT

LEG

UNION

UL LISTED FLEXIBLE

CONNECTION

12"

G

SCALE: NONE

*DETAIL* GAS CONNECTION

CAP

4
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Plumbing

Schedules

PLUMBING PIPING SCHEDULE

SYMBOL DESCRIPTION

PLUMBING INSULATION SCHEDULE

PLUMBING GENERAL NOTES

CODES RULES AND REGULATIONS:

     ALL WORK SHALL CONFORM TO ALL APPLICABLE LOCAL AND STATE 

     CODES.  

     WHENEVER INDICATED MATERIAL WORKMANSHIP, ARRANGEMENT OR

     CONSTRUCTION IS OF HIGHER QUALITY OR CAPACITY THAN THAT

     REQUIRED BY THE ABOVE CODES, THE DRAWING AND OR 

     SPECIFICATION SHALL GOVERN.

     SHOULD THERE BE ANY DIRECT CONFLICT BETWEEN THE STATE OR 

     LOCAL CODES, LAWS OR REGULATION AND THE DRAWING AND OR 

     SPECIFICATIONS THE CODES, LAWS OR REGULATIONS SHALL GOVERN.

STANDARDS:

     INTERNATIONAL BUILDING CODE 2018 EDITION

     INTERNATIONAL PLUMBING CODE 2018 EDITION

     INTERNATIONAL MECHANICAL CODE 2018 EDITION

     INTERNATIONAL FUEL GAS CODE 2018 EDITION

     THE STATE OF UTAH " BOILER AND PRESSURE VESSEL 

      REGULATIONS"

EXAMINATION OF SITE:

     THE CONTRACTOR SHALL CAREFULLY EXAMINE THE DRAWINGS AND THE 

     SITE AND FAMILIARIZE THEMSELVES WITH ALL EXISTING CONDITIONS 

     BEFORE SUBMITTING ANY PROPOSAL. NO ADDITION COST WILL BE 

     ALLOWED FOR FAILURE TO VISIT THE SITE.

WORKING DRAWINGS AND MEASUREMENTS:

     THESE DRAWINGS ARE GENERALLY DIAGRAMMATIC.  THEY DO NOT SHOW 

     EVER OFFSET AND BEND THAT MAY BE NEEDED TO INSTALL THE 

     WORK.  THE CONTRACTOR SHALL COORDINATE THE DRAWINGS OF ALL 

     OTHER TRADES INCLUDING BUT NOT LIMITED TO THE CIVIL, 

     ARCHITECTURAL, ELECTRICAL, AND STRUCTURAL.  THESE DRAWINGS 

     SHALL NOT BE SCALED FOR ROUGH IN OR AS SHOP DRAWINGS.

EQUIPMENT SUBMITTALS:

     PROVIDE ALL AT ONE TIME IN A THREE RING BINDER SIX COPIES OF 

     EQUIPMENT PROPOSED TO BE USED ON THIS PROJECT.

     REGARDLESS OF ANY INFORMATION OUTLINED IN THE SUBMITTALS OR 

     SHOP DRAWINGS, THE REQUIREMENTS OF THE DRAWINGS MUST 

     FOLLOWED AND AR NOT WAIVED OR SUPERSEDED IN ANY WAY BY 

     THE SUBMITTALS OR SHOP DRAWING REVIEW.

CAULKING AND SEALING:

     ALL SPACES BETWEEN PIPES AND SLEEVES THROUGH FIRE WALLS,

     FIRE PARTITIONS, FLOORS, AND CEILINGS SHALL CAULKED WITH ONE 

     INCH FILL OF 3M "FIRE BARRIER".  CAULKING MUST BE ON BOTH 

     SIDES OF FIRE RATED WALLS. 

SUPERVISION AND WORKMANSHIP:

     PROVIDE THE SERVICES OF AN EXPERIENCED FORMAN WHO SHALL BE 

     IN CHARGE OF ALL INSTALLATION.

     ALL WORKMANSHIP SHALL BE OF FIRST QUALITY. NONE BUT 

     COMPETENT MECHANICS SHALL BE EMPLOYED IN THE WORK.  

     SHODDY WORKMANSHIP WILL BE CAUSE FOR REJECTION AND 

     REPLACEMENT OF WORK WITHOUT ADDITIONAL COST.

COOPERATION WITH OTHER TRADES:

     REFER TO ALL THE DRAWINGS COVERING WORK OF ALL TRADES, 

     WHICH IS CARRIED ON IN CONJUNCTION WITH THE WORK SUCH THAT 

     ALL WORK CAN PROCEED WITHOUT INTERFERENCE RESULTING FROM 

     LACK OF COORDINATION.

MANUFACTURERS INSTRUCTIONS:

     THE CONTRACTOR SHALL FOLLOW THE MANUFACTURERS INSTALLATION 

     INSTRUCTION EXPLICITLY IN THE INSTALLATION OF ALL ITEMS OF 

     EQUIPMENT.

COMPLETION REQUIREMENTS:

     ALL SYSTEMS SHALL BE TESTED BY THE CONTRACTOR TO

     DEMONSTRATE THE ALL EQUIPMENT FURNISHED AND INSTALLED OR 

     CONNECTED FUNCTION IN THE MANNER REQUIRED.

     ADJUSTMENTS, OPERATION, ETC. ADJUST ALL REGULATORS, FAUCETS, 

     ETC.  OPEN AND CLOSE ALL VALVES SEVERAL TIMES TO INSURE SEAL.

CLEANING:

     THIS CONTRACTOR SHALL CLEAN ALL EXPOSED PIPING, INSULATED 

     MEMBERS, FIXTURES AND EQUIPMENT INSTALLED AND LEAVE READY 

     FOR PAINTING.  REFINISH AND DAMAGED FINISH AND LEAVE IN 

     PROPER WORKING ORDER.

GUARANTEE:

     BY THE ACCEPTANCE OF AN CONTRACT AWARD FOR THE WORK 

     HEREIN DESCRIBED OR SHOWN ON THE DRAWINGS, THE 

     CONTRACTOR ASSUMES THE FULL RESPONSIBILITY IMPOSED BY THE 

     GUARANTEE AS SET FORTH HEREIN, AND SHALL PROTECT HIMSELF 

     THROUGH PROPER GUARANTEES FROM EQUIPMENT VENDORS AND 

     FROM SUBCONTRACTORS AS THEIR INTERESTS MAY APPEAR.

     1.  THAT THE ENTIRE PLUMBING SYSTEMS SHALL BE QUIET IN

        OPERATION.

     2.  THAT THE CIRCULATION OF WATER SHALL BE COMPLETE AND 

        EVEN INCLUDING THE DOMESTIC HOT WATER

        SYSTEM.

     3.  THAT HE WILL MAKE PROMPTLY UPON NOTICE, FREE OF CHARGE,

         ANY REPAIRS NECESSARY DUE TO DEFECTIVE MATERIALS OR 

        MATERIALS OR WORKMANSHIP THAT MAY OCCUR DURING A PERIOD 

        OF ONE YEAR FROM THE DATE OF SUBSTANTIAL COMPLETION.

THE EXISTING UTILITY CONNECTIONS HAVE BEEN DETERMINED BASED ON THE 

INFORMATION AVAILABLE. NO DESTRUCTIVE DEMOLITION HAS BEEN PERFORMED

TO CONFIRM THE EXISTENCE AND OR LOCATION OF THE EXISTING CONDITIONS.

THE CONTRACTOR IS RESPONSIBLE FOR VERIFYING THE EXISTING CONDITIONS

PRIOR TO START OF WORK. ANY DIVINATION FROM THE CONDITIONS SHOWN

ON THE DRAWINGS SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT

FOR EVALUATION AND DIRECTION. THE COST OF REMEDIAL WORK DUE TO

FAILURE OF THE CONTRACTOR TO VERIFY THE EXISTING CONDITIONS PRIOR TO

THE START OF WORK WILL BE BOURNE BY THE CONTRACTOR.

NOTES:

ALL INSULATION SHALL HAVE SURFACE BURNING CHARACTERISTICS, AS TESTED

BY ASTM E84, UL723 OR NFPA 255 NOT EXCEEDING : FLAME SPREAD 25 AND

SMOKE DEVELOPED 50.

COMPOSITE SHALL INCLUDE INSULATION JACKETING AND ADHESIVES USED TO

SECURE JACKETING OR FACING.  ALL ACCESSORY ITEMS SUCH AS PVC

JACKETING AND FITTINGS, ADHESIVES, MASTIC, CEMENT, TAPE AND CLOTH SHALL

HAVE SAME COMPONENT RATING AS ABOVE.

PIPE INSULATION:

     FIBERGLASS SECTIONAL PIPE INSULATION:  THERMAL

     CONDUCTIVITY OF 0.23 BUT-IN PER SQ FT PER HOUR AT

     75 DEG F MEAN TEMPERATURE.  MINIMUM DENSITY OF 2

     LBS PER CUBIC FOOT. JACKETED WITH WHITE VAPOR

     BARRIER LAMINATED OF ALUMINUM FOIL AND WHITE KRAFT

     REINFORCED WITH GLASS FIBER STRANDS.  JACKET SHALL

     HAVE FACTOR APPLIED SELF-SEALING LAP.

PLASTIC INSULATION FITTING COVERS:

     FACTORY FABRICATED FINNTING COVERS MANUFACTURED

     FROM 30-MIL THICK, HIGH-IMPACT ULTRAVIOLET RESISTANT

     PVC.

PIPE INSULATION INSTALLATION:

     INSTALLATION SHALL BE CONTINUOUS THROUGH WALLS,

     FLOORS, PARTITIONS, SLEEVES AND PIPE HANGERS.

     APPLY INSULATION TO PIPE AND SEAL WITH SELF-SEALING

     LAP.  USE SELF-SEALING BUTT STRIPS TO SEAL BUTT

     JOINTS.  INSULATION NOT REQUIRED OVER UNION, AND

     VALVE BODIES ON DOMESTIC HOT WATER.

     INSTALL PLASTIC FITTING COVERS IN ACCORDANCE WITH

     MANUFACTURERS INSTALLATION INSTRUCTIONS.

     INSULATION INSTALLED OUTSIDE SHOULD BE COVERED WITH

     ALUMINUM JACKET.

PIPE INSULATION THICKNESS:

     INSULATION      RUN           1"            1-1/4"           2-/2"                5"

     THICKNESS      OUTS       AND            TO               TO                 TO

                                 TO 2"      LESS            2"                4"                   6"

     DOMESTIC          1/2"            1"              1"             1-1/2"             1-1/2"

     HOT WATER

     DOMESTIC

     HOT WATER        1/2"            1"              1"            1-1/2"            1-1/2"

     RECIRCULATING

     DOMESTIC           1/2"           1/2"           1/2"           1/2"               1/2"

     COLD WATER

     ROOF                    1/2"           1/2"           1/2"           1/2"              1/2"

     DRAINS

HW                DOMESTIC HOT WATER PIPING

CW                DOMESTIC COLD WATER PIPING

HWR             DOMESTIC HOT WATER RECIRCULATING PIPING

           COPPER TUBE BELOW GRADE:

           TYPE K HARD DRAWN COPPER CONFORMING

           TO ANSI H23.1

           COPPER TUBE ABOVE GRADE:

           TYPE L HARD DRAWN COPPER CONFORMING

           TO ANSI H23.1

           COPPER TUBE FITTINGS:

           2-1/2" AND SMALLER: WROUGHT COPPER,

           SOLDER JOINT PRESSURE FITTINGS CONFORMING TO

           ASME B16.22

           SOLDER WITH NON LEAD SOLDER IN ACCORDANCE

           WITH THE REQUIREMENTS OF THE COPPER

           DEVELOPMENT ASSOCIATION'S "THE COPPER TUBE

           HANDBOOK" INCLUDING REAMING AND DE-BURRING.

           3" AND LARGER: WROUGHT COPPER AND BRONZE

           GROOVED END FITTINGS CONFORMING TO ASTM B75

           TUBE AND ASTM B584 BRONZE CASTINGS.

           COUPLING FOR GROOVED END COPPER TUBE AND

           GROOVED END COPPER FITTINGS CONSISTING OF

           ASTM A 536 DUCTILE IRON OR ASTM A 47

           MALLEABLE IRON HOUSING HAVING COPPER COLORED

           ENAMEL FINISH WITH SYNTHETIC RUBBER GASKET

           HAVING CENTRAL CAVITY PRESSURE RESPONSIVE

           DESIGN AND SUITABLE FOR SERVICE.

 W                WASTE PIPING

GW              GREASE WASTE PIPING

 V                 VENT PIPING

           PLASTIC PIPE:

           POLY (VINYL CHLORIDE) (PVC)

           ASTM D 2665 SOLID CORE SCHEDULE 40 PLAIN

           ENDS.

           ACRYLONITRILE BUTADIENE STYRENE (ABS)

           ASTM D 2661 SOLID CORE SCHEDULE 40 PLAIN

           ENDS

           CAST IRON:

           SERVICE WEIGHT CAST IRON COATED HUB LESS SOIL

           PIPE CONFORMING TO THE REQUIREMENTS OF CISPI

           STANDARD 301, ASTM A888 OR ASTM A74.

           PIPE FITTINGS:

           PVC: DWV PIPE FITTINGS CONFORMING TO ASTM

           D 2665 MADE TO ASTM D3311 SOCKET-TYPE DRAIN

           WASTE AND VENT PIPE PATTERNS.

           SOLVENT CEMENTS: ASTM D 2564 AND ASTM F 656

           PRIMER

           PVC TO ABS TRANSITION ASTM D 3138 COLOR

           OTHER THAN ORANGE

           ABS: DWV PIPE FITTINGS CONFORMING TO ASTM

           D 2661 SOLID CORE MADE TO ASTM D 3311

           SOCKED-TYPE DRAIN WASTE AND VENT PIPE

           PATTERNS

           SOLVENT CEMENT: ASTM D 2235

           CAST IRON: HUBLESS CAST IRON CONFORMING TO

           CISPI 310 HAVING ASTM C 564 NEOPRENE SEALING

           SLEEVE WITH 300 SERIES STAINLESS STEEL

           CORRUGATED SHIELD AND CLAMP ASSEMBLY.

 G                 NATURAL GAS PIPING

           STEEL PIPE:

           4" AND SMALLER, SCHEDULE 40 OR SCHEDULE 80

           BLACK CONFORMING TO ASTM-A53 GRADE A.

           SIZE 5" AND LARGER, SCHEDULE 40 OR SCHEDULE

           80 BLACK CONFORMING TO ASTM-A53 GRADE F.

           STEEL PIPE FITTINGS:

           2' AND SMALLER, MALLEABLE THREADED

           FITTINGS, ANSI B16.3, CLASS 150 STANDARD

           PATTERN FOR THREADED FITTINGS.  THREADS SHALL

           CONFORM TO ANSI B1.20.1.

           2-1/2" AND LARGER, SCHEDULE 40 WROUGHT STEEL

           WELDING FITTINGS CONFORMING TO ANSI B16.28.

 D                 CONDENSATE DRAIN DOMESTIC

           TYPE L HARD DRAWN COPPER CONFORMING

           TO ANSI H23.1

           COPPER TUBE FITTINGS:

           2-1/2" AND SMALLER: WROUGHT COPPER,

           SOLDER JOINT PRESSURE FITTINGS CONFORMING TO

           ASME B16.22

           SOLDER WITH NON LEAD SOLDER IN ACCORDANCE

           WITH THE REQUIREMENTS OF THE COPPER

           DEVELOPMENT ASSOCIATION'S "THE COPPER TUBE

           HANDBOOK" INCLUDING REAMING AND DE-BURRING.

PLUMBING PIPING SCHEDULE

SYMBOL DESCRIPTION

COORDINATE ALL SUSPENDED EQUIPMENT WITH

ARCHITECTURAL REFLECTED CEILING PLAN.

IT IS THE RESPONSIBILITY OF THE PLUMBING

CONTRACTOR TO COORDINATE HIS WORK WITH ALL OTHER

TRADES.

COORDINATE ALL ROOF PENETRATIONS WITH STRUCTURAL

DRAWINGS.

ALL FIXTURES ARE DESIGNED TO BE FIXED IN POSITION

SHALL BE SECURELY FASTENED IN PLACE.

*GENERAL NOTES*

ALL QUESTION MUST BE SUBMITTED TO THE ARCHITECT IN THE

FORM OF AN RFI. ANY RFI SENT DIRECTLY TO ENGINEER WILL

BE RETURNED UNREAD.

ANY RFI's THAT HAVE BEEN CORRECTED OR APPROVED BY THE 

ENGINEER WILL BE JUST FOR CLARIFICATION, AND DOES NOT 

CONSTITUTE A CHANGE ORDER.

CHANGE ORDERS MUST BE SUBMITTED TO THE ARCHITECT,

THE CHANGE ORDER SHALL BE COMPLETE BY LISTING THE

FINAL PRICING WITH PROPER BREAKDOWN AND DOCUMENTATION.

POSSIBLE TIME EXTENSION OR DELAY AND THE ASSOCIATED

COST FOR THE TIME EXTENSION OR DELAY. MATERIAL AND

LABOR COST.

RFI's WITH BE RETURNED TO ARCHITECT FROM ENGINEER

WITHIN 5 WORKING DAYS.

CHANGE ORDERS WILL BE RETURNED TO ARCHITECT FROM

ENGINEER WITHIN 15 DAYS.

DO NOT PROCEED WITH RFI UNTIL CHANGE ORDER HAS BEEN 

APPROVED BY ARCHITECT, OWNER AND ENGINEER. IF CONTRACTOR

DOES SO IT WILL BE AT THERE OWN RISK.

IF TIME EXTENSIONS AND/OR DELAYS ARE INCURRED DUE TO FAILURE

TO ISSUE AN RFI, CHANGE REQUEST, CHANGE ORDER, OR IMPROPER

AND/OR INCOMPLETE DOCUMENTATION THE COST ASSOCIATED WITH

THE DELAY WILL BE BORNE BY THE CONTRACTOR.

NOTES:

GRADE ALL DOMESTIC WATER PIPING TO DRAIN.  PROVIDE DRAIN AT ALL

LOW POINTS WITH HOSE CONNECTION AND CAP.  GRADE ALL WASTE AND

VENT PIPING TO CONFORM TO THE INTERNATIONAL PLUMBING CODE.

ALL PIPING SHALL BE SUPPORTED WITH CLEVIS HANGERS ON THE

FOLLOWING SPACING:

    STEEL PIPE 1" AND SMALLER                                 5 FEET

    STEEL PIPE 1-1/4" AND LARGER                           10 FEET

    COPPER TUBING 1-1/4" AND SMALLER                  5 FEET

    COPPER TUBING 1-1/2" AND LARGER                  10 FEET

    PLASTIC PIPE                                                            3 FEET

    CAST IRON SOIL PIPE - SUPPORT AT EACH JOINT AND

    AT INTERVALS NOT TO EXCEED 5 FEET.

HANGER ROD SIZING AS FOLLOWS:

        PIPE SIZE                     ROD SIZE

        1/2" TO 2"                            3/8"

       2-1/2" TO 3"                          1/2"

       4" AND LARGER                   5/8"

PROVIDE INSULATION PROTECTION SHIELDS AT ALL HANGERS.

PROVIDE ISOLATION VALVES AND UNIONS AT ALL EQUIPMENT.

PROVIDE DIELECTRIC UNIONS BETWEEN DISSIMILAR PIPE MATERIALS.

BACK FILL AND COMPACT ALL TRENCHING TO PREVENT SETTLEMENT AND

TO PROPERLY SUPPORT BELOW GRADE PIPING.

PLASTIC PIPING IN AIR PLENUMS IS PROHIBITED.  ALL MATERIAL LOCATED IN

AIR PLENUMS MUST HAVE SURFACE BURNING CHARACTERISTICS NOT

EXCEEDING FLAME SPREAD 25 AND SMOKE GENERATED 50.
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AMERICAN FORK CITY            MEETING DATE: March 22, 2023  
PLANNING COMMISSION STAFF REPORT 

 
AGENDA TOPIC:  
 
Review and action on a Site Plan application for the Children’s Justice Center Project, 

located at 96 S 100 E, in the Central Commercial (CC-1) Zone. 

 
  

BACKGROUND INFORMATION 

Location: 96 South 100 East 

Project Type: Site Plan 

Applicants:  
Utah County Children’s Justice Center, Legend 
Engineering 

Existing Land Use: General Commercial 

Proposed Land Use: N/A 

Surrounding Land 
Use: 
 

North General Commercial 

South Residential High Density 

East Residential High Density 

West Residential High Density 

Existing Zoning:   CC-1 

Proposed Zoning:   N/A 

Surrounding Zoning: 
 

North CC-1 

South R4-7500 

East R4-7500 

West R4-7500 

 
BACKGROUND: 
 
The applicant is applying for Site Plan Approval for the Children’s Justice Center, for the 
development of a justice center for children facing abuse, located at 96 South 100 East. 
The proposal consists of 1 parcel for a governmental structure and the entire 
development parcel consists of approximately 0.2 acres. The current site has been 
approved by City Council to have 6 parking stalls, but no Site Plan has been approved 
just yet. The Children’s Justice Center Project has been brought back to Planning 
Commission because the previous Site Plan that was approved had seven parking 
stalls, now they are providing 6. Due to this Site Plan adjustment, it has been brought 
back to Planning Commission and will need a recommendation to their parking stalls for 
their final step of the Site Plan. 
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Sec 17.6.101 Administrative Site Plan Review 

 
Wherever the terms of this code require submission and approval of a site plan, such 
review shall be conducted in accordance with the following provisions.  

1. Planning commission to approve. The planning commission, acting in an 
administrative capacity, shall have the function, duty and power to approve or 
disapprove a project plan and to attach such modifications or conditions as may 
be deemed appropriate to improve the layout, to ensure that the project will not 
pose any detrimental effect to persons or property, or to protect the health, safety, 
and general welfare of the citizens of the city.  

2. Application required. Application for site plan approval shall be submitted on forms 
provided by the city and shall be accompanied by maps and drawings showing the 
following:  

1. The location of all existing and proposed buildings and structures on the 
site, with full dimensions showing the distance between buildings and 
distances from buildings to adjacent property lines.  

2. The location of all parking spaces, driveways, and points of vehicular 
ingress and egress.  

3. A landscaping plan showing the location, types, and initial sizes of all 
planting materials to be used together with the location of fences, walls, 
hedges, and decorative materials.  

4. Preliminary elevations of main buildings showing the general appearance 
and types of external materials to be used.  

5. The locations of solid waste receptacles and trash pick-up areas.  
3. Appeals permitted. Any person aggrieved by a determination of the planning 

commission may request a hearing before the city council who shall have the 
authority to reverse, affirm or modify any decision of said commission. Any such 
appeal shall be filed within ten days of the determination of the planning 
commission.  

4. Issuance of a permit. A building permit shall not be issued for any building or 
structure or external alterations thereto until the provisions of this section have 
been complied with. Any construction not in conformance with an approved site 
plan shall be considered a violation of this code. Any building permit issued shall 
ensure that development is undertaken and completed in conformity with the plans 
as approved.  
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PROJECT MAP:  

 
 

FINDINGS OF FACT: 

- Reduction of parking can be requested and recommended by Planning 
Commission. This is mentioned in Section 17.5.133 (D) of American Fork City 
Municipal Code. 

- City Council has approved this site to have 6 parking stalls, but still needs to be 
recommended by Planning Commission 

- Planning Commission will be the approval body of this Site Plan as it resides in 
the CC-1 zone. This is mentioned in Section 17.4.401 (D) of American Fork City 
Municipal Code. 
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STANDARD CONDITIONS OF APPROVAL: 
 
APPLICANT is responsible and shall submit/post/obtain all necessary documentation 
and evidence to comply with these Standard Conditions of Approval prior to any 
platting, permitting, or any other form of authorization by the City including plat 
recording or other property conveyance to the City and prior to scheduling a pre-
construction meeting. All recording shall take place at the Utah County Recorder’s 
Office.  

1. Title Report: Submit an updated Title Report not older than 30 days or other 
type of appropriate verification that shows all dedications to the City are free and 
clear of encumbrances, taxes, or other assessments. 

2. Property Taxes and Liens: Submit evidence that all the property taxes, for the 
current and/or previous years, liens, and agricultural land use roll over fees have 
been paid in full.  

3. Water Rights: Submit evidence that all the required water rights have been 
conveyed to American Fork City. 

4. Performance Guarantee: Post a performance guarantee for all required public 
and essential common improvements.  

5. Easements and Agreements: Submit/record a long-term Storm Water Pollution 
Prevention Maintenance Agreement signed and dated by the property owner and 
any required easement documentation. 

6. Land Disturbance Permit: Obtain a Land Disturbance Permit. 
7. Compliance with the Plan Review Comments: All plans and documents shall 

comply with all the Technical Review Committee comments and the City 
Engineer’s final review.  

8. Commercial Structure: Record an Owner Acknowledgment and Utility Liability 
Indemnification if the proposed building is a multi-unit commercial structure 
served by a single utility service. 

9. Sensitive Lands: Record all applicable documents required for compliance with 
the City’s Sensitive Lands Ordinance. 

10. Utility Notification Form: Submit a Subdivision Utility Notification Form. 
11. Professional Verification: Submit final stamped construction documentation by 

all appropriate professionals. 
12. Fees: Payment of all development, inspection, recording, streetlight, and other 

project related fees. 
13. Mylar: Submit a Mylar. All plats will receive final verification of all formats, notes, 

conveyances, and other items contained on the plat by City staff (recorder, legal, 
engineer, GIS, planning). 
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POTENTIAL MOTIONS – Site Plan 
 
 
APPROVAL 
 
Madame Chairwoman, I move that we approve the site plan and recommend the 
reduction of parking stalls to ______ stalls, for the redevelopment of a property for use 
as the Children’s Justice Center, located at 96 South 100 East, in the CC-1 zone, 
subject to any conditions found in the Staff Report and recommended by the Fire 
Marshall. 
 
DENIAL  
 
Madame Chairwoman, I move that we deny the site plan and parking reduction request 
for the redevelopment of a property for use as the Children’s Justice Center, located at 
96 South 100 East, in the CC-1 zone. 
 
TABLE  
 
Madame Chairwoman, I move that we table action on the site plan and parking reduction 
request for the redevelopment of a property for use as the Children’s Justice Center, 
located at 96 South 100 East, in the CC-1 zone, and instruct the developer/staff to 
__________________________. 



C-0 Cover Sheet
C-1 Site Plan
C-2 Grading Plan
C-3 Utility Plan
C-4 Details

The only significant change made to design from what Engineering had previously reviewed was to remove
on-site parking as City Council approved the site for 6 stalls instead of 7 stalls. At this time Engineering has
no additional comments.

American Fork City 
Development Review

Committee

PLANNING AND ZONING APPROVED
TVANEKELENBURG

3/1/23

Engineering Division
Reviewed

lburr 03/01/2023
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